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INTRODUCTION  

The West Side neighborhoods of Greenville com-

pleted a comprehensive plan in late 2013 to im-

prove and capture growth and prosperity over the 

next decade or so.  Part of that process involved a 

broad economic development overview by Devel-

opment Strategies, one of the planning consultants 

on the larger team led by the Lawrence Group 

that assisted in the planõs creation. 

Subsequently, the City of Greenville re-

commissioned Development Strategies to look 

deeper into some specific demographic and eco-

nomic topics to aid in implementation of some 

components of the comprehensive plan.  This 

report looks at four major topics in that regard: 

1. A closer look at the demographic make-up of 

the West Side to determine opportunities for 

expanding the population and increasing its 

diversity. 

2. A refined and updated review of economic 

development growth sectors that the West 

Side might capitalize upon to attract business 

and job growth. 

3. A little closer look at a few growth corridors 

in the West Side with particular attention to 

sustaining the Pendleton Street Arts District. 

4. Determining if and how more grocery store 

and fresh food options can be attracted to the 

West Side. 

A note on geography.  The next page shows the 

geographic òbubbleó (bold yellow line) that was 

generally used in obtaining and downloading data 

that could be isolated to this non-standard geo-

graphic area.  The bubble purposely includes areas 

that surround the three defined West Side neigh-

borhoods (dashed yellow line) so that a fuller con-

text of data informs the opportunities and chal-

lenges within the West Side.  The subsequent page 

details the three specific neighborhoods that com-

prise the West Side.  The lavender òedgesó of the 

West Side correspond to the complete study area 

which extends beyond the neighborhoods and 

sometimes beyond the city limits. 

SUMMARY OF RECOMMENDATIONS  

Demographics 

The West Side has a relatively undiversified popu-

lation when compared to Greenville City and 

County.  Of 65 Community Tapestry demograph-

ic groups in the United States, eight are present in 

the West Side, 23 are found in the City of Green-

ville, and a very impressive 44 are found through-

out Greenville County. 

In light of ongoing population and housing 

growth in the city and the density of population 

and jobs in the greater downtown area, it is rec-

ommended that city officials identify means to 

attract more of the countyõs diversity into the city 

and, more specifically, into the West Side.  Land is 

available in the West Side, although some larger 

tracts need to be assembled to encourage larger 

housing developments.  But growth of the metro 

area is happening and the West Side should try to 

be part of that growth and increasing prosperity. 
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LOCATION MAPS 
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Economic Sectors 

National job projections have been altered down-

ward since the West Side Comprehensive Plan was 

completed, so economic growth in the U.S, and 

perhaps South Carolina, will be a bit more slug-

gish that earlier projected.  That said, South Caro-

lina officials have yet to re-adjust office economic 

projections for the state in light of the new (De-

cember 2013) projections for the nation.   

But it is clear that three major economic sectors 

will continue to dominate net job creation.  The 

West Side is poised to exploit all three:  back of-

fice administrative jobs; professional, technical, 

and scientific jobs; and health care and social as-

sistance jobs.  Most of the employers in these sec-

tors require office and/or low intensity buildings 

and facilities, which can fit quite well into the 

mixed-use residential character of much of the 

West Side.  Moreover, these are sectors that al-

ready have high job counts in the ògreater West 

Sideó area than encompasses downtown and even 

St. Francis Hospital.  City officials should be pur-

suing a business retention and attraction program 

along with land assembly to assure that the West 

Side can compete for these jobs.  Residents of the 

West Side should also be enabled to more readily 

achieve appropriate career training in many of 

these jobs. 

Geographic Priorities 

It is very clear from conversations with a number 

of stakeholders that there are essentially four key 

corridors in the West Side that should be focused 

on for economic development:  Pete Hollis 

Boulevard, West Washington Street, South Main 

(though this is already achieving much develop-

ment), and Pendleton Street to and through the 

Arts District, ideally encompassing one or both 

òmills villagesó in that area.  More intense devel-

opment in these corridors will catalyze market-

based responses for housing and support econom-

ic development in the interior of the West Side. 

Of particular importance in this study is the sus-

tainability of the Pendleton Street Arts District.  

Artists often lead the way in urban revitalization, 

but their òbusiness modelsó often do not enable 

them to pay the inevitably higher real estate costs 

when market demand catches up to their loca-

tions.  While the geographic areas that the artists 

have to vacate are usually self-sustaining for other 

purposes (housing, entertainment, dining, retail, 

small businesses, etc.), there is a desire in Green-

ville to keep the artists in place as part of the ec-

lectic sensation of the Arts District.  The primary 

recommendation herein is to find affordable ways 

to help the artists, themselves, be the real estate 

investors (buyers and owners) so that they become 

more rooted in the area and can benefit from fu-

ture value/rent increases.  The Lowertown Artist 

Relocation Program in Paducah, Kentucky, is rec-

ommended as a serious model for emulation. 

Grocery Stores 

Most of the West Side is considered a òfood de-

sertó by federal guidelines.  Part of this designa-

tion comes from being a lower-income communi-

ty, but it also comes from not having good gro-

cery stores conveniently located in or near the 

area.  This doesnõt mean that West Side residents 
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donõt buy groceries.  They just spend their grocery 

money outside of the West Side as well as in local 

stores that have a very limited line of grocery store 

itemsñand almost never fresh produce or meats. 

This report makes a case that two smaller, urban-

scale grocery stores could be located in the West 

Side (recommendations are on Pete Hollis and on 

Pendleton) without seriously disrupting the sup-

ply-demand balance in the broader marketplace.  

The recommendation is to utilize a public-private 

partnership with a retail developer to create the 

stores using certain incentives and attracting high 

quality grocery operators.  There would be some 

geographic òshiftó in where local customers spend 

their grocery dollars, but there is ample room in 

the market to absorb this shift into the West Side.  

A key issue for public officials, however, is wheth-

er the effort and incentives necessary to overcome 

inevitable reluctance on the part of the grocery 

industry to locate in the West Side are worth the 

longer term improvement in the quality of life of 

the West Side and, indeed, of a large market area 

encompassing areas to the north, east, and south. 

 

In summary, the West Side is superbly located for 

substantial demographic, economic, and social 

changes that will improve its urban conditions.  

Many of these forces are already at work, particu-

larly in the West End neighborhood.  As these 

local forces grow with Greenvilleõs ongoing 

growth, interests in the West Side are better 

served by managing, directing, and negotiating 

that growth for the betterment of current resi-

dents and businesses rather than allowing market 

forces to play out more naturally.   
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DEMOGRAPHIC SEGM ENTATION ANALYSIS  

Businesses engaged in market research and analysis often divide Americans into relatively homogeneous pop-

ulation groups, or segments, in order to facilitate advertising, marketing, and simply a better understanding of 

the composition of the public.  These demographic descriptions are also very helpful for city planning and 

community development as a basis for understanding major characteristics of a local population.  Develop-

ment Strategies subscribes to the segmentation database of the demographic vendor, Esri.  Esriõs database is 

called Community Tapestry® and it divides American households into 65 groups based on a wide range of 

census-type demographic statistics. 

No community in the United States has all 65 groups.1  New York City, for example, is one of the most de-

mographically diverse places in the world, but it wonõt have households in the Pacific Heights group because all 

members of that group live along the Pacific Ocean.  But diverse communities contain a great many Tapestry 

groups nonetheless.  Greenville County, as it turns out, is one of those very diverse places with 44 of the 65 

groups.  More on that later. 

WEST SIDE NEIGHBORHOOD GROUPS 

Of the 65 groups, the West Side neigh-

borhoods encompass only eight, as shown 

on the accompanying graph.  This sug-

gests that the West Side might be fertile 

ground for attracting more demographic 

groups as the neighborhoods change in 

response to downtown economic forces 

and improvements triggered by flood con-

trol, new park and recreation facilities, 

and stabilization of the Pendleton Street 

Arts District.   

Over half of the West Side households are in two groups:  

Modest Income Homes (27.8% of the West Side) 

Eighty-three percent of the residents in Modest Income Homes neighborhoods are black.  Sin-

gle-person and single-parent household types are predominant; however, a higher-than-

average proportion of other family households is also present.  The median age of 36 years 

                        

1 Descriptions of all 65 groups are contained in a separate document provided with this report. 
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is a year younger than the national median of 37.  Many adult children in this group still live at home.  More 

than one-fourth are aged 65 years or older and have retired.  Many are caregivers for their grandchildren, 

demonstrating strong family ties in these neighborhoods.  

Home Town (25.5% of the West Side) 

Home Town households are a mix of married-couple families, singles who live alone, and sin-

gle-parent families.  With a median age of 34.5 years, this is a slightly younger market than 

the United States as a whole.  However, one in three is aged 65 years or older. Many fami-

lies encompass two generations who have lived and worked in the community; their chil-

dren plan to do the same.  Seventy-two percent of the residents are white; 15 percent are black. 

CITY OF GREENVILLE GROUPS 

In an important contrast, the City of 

Greenville encompasses 23 of the 65 

Community Tapestry groups, an indication 

that the city is a relatively diverse mix of a 

wide range of household types.  The graph 

to the right lists all of these 23 groups on 

the same percentage scale as shown above 

for the West Side alone.  The West Side 

groups continue to be shown in orange at 

the bottom of the graph. 

The percentages for the groups in the West 

Side have been reduced to show their 

shares within the entire city.  Note, howev-

er, that one of those West Side groupsñ

Southwestern Familiesñhas no presence 

within the city of Greenville.  This is be-

cause the study area for the West Side ex-

tends outside of the city limits.  The South-

western Families group is found entirely out-

side of the city limits at present.  That is, 

Southwestern Families are found in the study area but, because they are not technically in the city limits, they are 

excluded from the city analysis. 
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The two leading demographic groups for the city as a whole are described below.  Note that the first one, 

Young and Restless, is not found in the West Side, but the second largest city group, Metropolitans, is found in 

relatively modest amounts in the West Side.  When accounting for the entire city, however, there is a very 

substantial presence of Metropolitans households. 

Young and Restless (19.9% of Greenville, 0% of West Side) 

Change is the constant for Young and Restless households.  This young, on-the-go popula-

tion has a median age of 28.6 years.  Approximately two-thirds of them are younger than 

35.  Fifty-eight percent of these households are either single person or shared.  Neigh-

borhoods are diverse.  Fifty-six percent of the residents are white; however, above-

average shares of blacks, Hispanics, and Asians also live in these neighborhoods.  

Metropolitans (20.2% of Greenville, 6.1% of West Side) 

Residents of Metropolitans communities prefer to live in older city neighborhoods.  Approx-

imately half of these households are singles who live alone or with others; 40 percent are 

married-couple families.  One in four of the residents is aged 20ð34 years; the median age 

is 37.7 years.  Diversity is low; most of the population is white.  

GREENVILLE COUNTY GROUPS 

If the City of Greenville is relatively diverse, Greenville County (as a whole) is cosmopolitan.  The county 

encompasses 44 of the 65 Community Tapestry groups, a clear indication that Greenville is home to a great 

range of populations.  The graph to the right lists all of these 44 groups on the same percentage scale as 

shown on the previous two graphs.  The West Side groups continue to be shown in orange at the bottom of 

the graph while the City of Greenville groups are in green.  The red bars represent groups found in the coun-

ty but not in the city, other than Southwestern Families which are in the West Side but not in the city. 

The two leading demographic groups for the county as a whole are described below.  Note that each is a lead-

ing national Tapestry groupñone for the largest number of households, the other as second fastest growing. 

Midland Crowd (12.1% of County, 0.4% of City, 0% of West Side) 

The growing national population of 12 million, approximately 4 percent of all US resi-

dents, identifies Midland Crowd as Tapestry Segmentationõs largest segment overall.  

Since 2000, its US population has grown by 2.2 percent annually. The median age of 37.2 

years parallels that of the U.S median.  Sixty-two percent of the households are married 

couple families; half of them have children at home.  Twenty percent of the households are singles who live 

alone.  Midland Crowd neighborhoods are not considered demographically diverse in and of themselves.  

 






































